LAND USE ELEMENT

“ Planned growth is more desirable than uncontrolled growth, and more profitable; public and
private powers can bejoined in partnership in a process to realize the plan.”
- lan Mcharg

INTRODUCTION

The Land Use Element functions as a guide for county officials (both elected and appointed), the
genera public, the development community, and other interested parties as to the ultimate pattern
of development in the unincorporated county. This Element provides the opportunity to
inventory existing land use patterns and trends; to illustrate future patterns of growth, based on
community needs and desires; and to develop goals, policies, and strategies for future land use
that support and reflect the economic, housing, natural and historic resources, community
facilities and services, and transportation and goals and policies of the Comprehensive Growth
Management Plan.

In practice, this isthe most visible and often used element in the Comprehensive Growth
Management Plan. Although al genera plan elements carry equal weight, the land use element is
often perceived as being the most representative of “the general plan.” In addition to establishing
the county’s development policy in broad terms, the land use element plays a pivotal role in the
zoning, subdivision, and public works decisions, as these are the primary tools for implementing
the land use element.

The Land Use Element focuses on improving quality of life, and providing opportunities to
protect and preserve rural character while allowing for reasonable and compatible growth. The
policies within this chapter work together with the Future Land Use Plan Map to provide a guide
for future development by use, size, density, and location. These plan elements are represented
on the Map by color designations. They present a policy guideline for future development within
unincorporated Fayette County.

EXISTING LAND USE

The intent of aland use plan isto guide development based on an understanding of the county’s
current development status and future development trends. A key element in this processis an
inventory of existing land use. A knowledge and understanding of how land in the county is
presently being used establishes the foundation for the preparation of aland use plan.

Fayette County’ s total land areais 127, 670 acres. Of thistotal, approximately 33,406 acres (or -
26 percent) lies within the incorporated limits of Fayette County’s five municipalities. The
remaining 94,264 acres lie within unincorporated Fayette County. The following section
provides an inventory and assessment of existing land use in unincorporated Fayette County.
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The county’ s Geographical Information System, supplemented by windshield surveys and area
knowledge, was used to develop existing land use data. This section identifies the products
resulting from a typical land use survey: (1) a map showing existing land use (Map L-1); and (2)
statistics describing the amount of land in each land use category (Table L-1).

The following land use categories, as defined by the Department of Community Affairs, were used
to survey existing land use in unincorporated Fayette County:

Residential: In unincorporated Fayette County, the predominant use of land within the
residential category is for single-family dwelling units. This category is further divided
into the following categories: One Acre Minimum Lot, Two Acre Minimum Lot, Five
Acre Minimum Lot, and Mobile Home Park

Commercial: This category isfor land dedicated to non-industrial business uses, including
retail sales, office, service and entertainment facilities. Commercial uses may be located as
asingle use in one building or grouped together in a shopping center or office building.

Industrial: This category is for land dedicated to manufacturing facilities, processing
plants, factories, assembly operations, warehousing and wholesale trade facilities , mining
or mineral extraction activities, or other similar uses.

Public/Institutional: This category includes certain state, federal or local government
uses, and ingtitutional land uses. Government uses include city halls and government
installations, etc. Examples of ingtitutional land uses include colleges, churches,
cemeteries, hospitals, etc. Facilities that are publicly owned, but would be classified more
accurately in another land use category, should not be included in this category. For
example, publicly Park/Recreation/Conservation category; landfills should fall under the
Industria category; and general office buildings containing government offices should be
placed in the Commercial category.

Transportation/Communication/Utilities. This category includes such uses as power
generation plants, railroad facilities, radio towers, public transit stations, telephone
switching stations, airports, port facilities or other similar uses.

Park/Recreation/Conservation: This category isfor land dedicated to active or passive
recreational uses. These areas may be either publicly or privately owned and may include
playgrounds, public parks, nature preserves, wildlife management areas, national forests,
golf courses, recreation centers and similar uses.

Agriculture/Forestry: This category is for land dedicated to farming (fields, lots,

pastures, farmsteads, specialty farms, livestock production, etc.), agriculture, or
commercial timber or pulpwood harvesting.

Undeveloped: This category is for land not developed for a specific use or land that was
developed for a particular use but that has been abandoned for that use. This category
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includes woodlands or pasture land (not in agricultural crop, livestock or commercial
timber production), undeveloped portions of residential subdivisions and industrial parks,
water bodies (lakes, rivers, etc.), and locations of structures that have been vacant for
some time and allowed to become deteriorated or dilapidated.

Map L-1, provides a generalized picture of how land in Fayette County is currently being used.
Table L-1 liststhe total estimated acreage of each of the land use categoriesillustrated on
Map L- 1.

TABLE L-1
EXISTING LAND USE DISTRIBUTION, SUMMER 2003
UNINCORPORATED FAYETTE COUNTY

Land Use Acres Percent of Area
Residential 42,990 45.61%
Commercial & Office 516 .55%
Industrial 581 .62%
Public/Institutional 2,048 2.17%
Transportation/Communication/Utilities 92 .10%
Park/Recresation/Conservation 1,466 1.55%
Agriculture & Forestry 24,701 26.20%
Undevel oped 21,870 23.20%
Total Acreage 94,264 100.00%

Source: Fayette County Planning Department

As Table L-1 indicates, unincorporated Fayette County’s land area totals approximately 94,264
acres, of which 21,870 acres (23.2 percent) are classified as undeveloped.

Resdential land use, comprising 46.61 percent of the unincorporated county’ s developed
acreage, is the predominant land use in the unincorporated county. Thisland use is characterized
by single family dwellings on lots ranging from a minimum of one acre to lots of five acres or
more. Single family dwellings on lots of a minimum one acre are developed in conjunction with
the availahility of public water. These areas are concentrated in the vicinity of the various
municipalities and in the northern end of the county east of SR 92.  Lots that are a minimum of
two acresin size are further removed from the urban areas, where county water may or may not
be available. Residential land uses in the southern end of the county are characterized by single
family dwellings on lots of five acresor larger. Thisis due not only to the lack of available
infrastructure, but to the support and maintenance of the rural environment that is characteristic of
thisarea. There are seven mobile home parks in the unincorporated county. These parks contain
approximately 1,460 mobile home pads.
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MAPL-1
EXISTING LAND USE

Existing Land Use
[[] Residential
I Commercial
I 'ndustrial

[ ] PublicAnst.
[] Trans, Comm & Uil
I Park, Rec.& Con.
[ Agriculture

I Forestry
[_]undeveloped

[ Municipality

Source: Fayette County GIS
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Commercial and Office land uses comprise approximately .55 percent of the total land area.
Commercia activity is generally limited to small, neighborhood, convenience-retail centers.
These centers are characterized by a gas station/convenience store. Two areas, SR 85 North and
SR 54 West adjacent to Peachtree City, contain amix of small shopping centers, offices and
service establishments. Office uses are generally concentrated along SR 85 North and SR 54
West where an overlay zone alows the conversion of existing residences to office uses.

Industrial land use comprises .62 percent of the total acreage. The majority of industrial activity
is centered north of Fayetteville along SR 85 North (BFI Landfill property, numerous auto
salvage facilities, and Kenwood Business Park) and SR 314 (Lee Center). Major industrial land
uses and parks are found within the cities of Fayetteville, Peachtree City and Tyrone.

Public/Institutional land uses, comprising nearly 2.17 percent of the total developed acreage,
consist mainly of churches, schools, and county-owned facilities and property. There are over
100 churches in the unincorporated county as well as four existing or planned high schools, four
existing or planned middle schools, and four elementary schools. Existing or future water tank
sites are located on Ellis Road, SR 92 North Porter Road, and Summerfield Place. A large water
treatment plant islocated on Antioch Road.

Transportation/Communication/Utilities land uses comprise .1 percent of theland area. Five
utility substations are located in the unincorporated area. These substations are located on SR 54
West, Bernhard Road, Ebenezer Church Road, Friendship Church Road, and New Hope Road.

Park/Recreation/Conservation land uses comprise 1.55 percent of the land area and are
represented by McCurry Park, Kiwanis Park, Lake Horton Park, Starr’s Mill Pak, and future
parkland on Kenwood Road. This area also includes the Lake Horton Reservoir and County
wetland mitigation sites.

Agricultural/Forestry lands comprise 26.2 percent of the land area. Located throughout the
unincorporated county but mainly in the southern end of the county, these lands are generaly
characterized by small farms, plant nurseries, commercial timber, pulpwood harvesting or large
residential lots with associated horse or cattle raising/grazing. All of these properties are
participating in the Conservation Use Covenant with the county. Approximately 24,701 acres are
under the Conservation Use Covenant.

Undeveloped land comprises 23.2 percent of the land area. Some of these large undeveloped
tracts contain agricultural and forest lands but are not participating in the Conservation Use
Covenant with the county.

EXISTING LAND USE ASSESSMENT
The existing land use pattern in Fayette County is the result of many individual and policy
decisions over many years. These decisions are based on physical constraints and opportunities,

and outside market forces. This section discusses the factors leading to the existing pattern of
development and the market forces in effect that seek to influence land use decisions.
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Factors Leading to the Existing Pattern of Development

Throughout most of its history, Fayette County has had an agricultural-based economy. Farms
producing both crops and livestock, dominated the landscape. In less than a generation, Fayette
County changed from arural, farm-oriented county on the far fringes of the Atlantaareato a
primarily residential, suburban, bedroom commuter-oriented county. Fayette County’s population
grew by 115 percent between 1980 to 1990. From 1990 to 2000, the county grew by another 46
percent. Thistwenty-year period saw the county’s population grow from 29,043 residentsin
1980 to 91,263 residents in 2000. Just over half (54 percent) of this growth occurred within the
county’s largest municipalities of Fayetteville and Peachtree City. Map L-2 shows the growth of
incorporated areas over the 20 year period. (MapsL-2 not included at thistime - still being
developed)

Transportation Improvements. Inthe last 20 years, Fayette County saw the widening of SR 85
North, SR 74 North, SR 54 between Peachtree City and Fayetteville, and SR 314 from
Fayetteville to SR 279 from two lane roads to four lane divided highways. SR 74 North isthe
county’s nearest accessto Interstate 85 and the Atlanta metropolitan area. SR 314 isthe county’s
most direct route to Hartsfield International Airport. Such transportation improvements allowed
the movement of vehicles into and out of the county. Fayette County was now within commuting
distance of Atlanta and, particularly, Hartsfield International Airport. Besidesthe influx of new
(commuting) residents, increasing numbers of existing Fayette County residents either converted
to part-time farming while holding regular jobs to which they themselves commuted, or they sold
their farm holdings for subdivision development.

Infrastructure Development. The availahility of infrastructure, and the lack thereof, has also
contributed to Fayette County’s existing land use pattern. While not available county-wide,
public water service is provided by the Fayette County Water System to portions of the
unincorporated county as well as the municipalities of Peachtree City, Tyrone and Woolsey.
Sanitary sewerage service is available only within the cities of Fayetteville and Peachtree City and
within limited areas of Tyrone. Such infrastructure availability alows these cities to offer the
highest residential densities and to provide for nonresidential uses in the form of office parks,
commercial centers, and industrial parks.

No public sewer is available in unincorporated Fayette County. Development in the
unincorporated area relies on individual septic systems for on-site sewage disposal. The soil and
space requirements of septic systems necessitate a larger development area. Therefore, the
unincorporated county is characterized by low density single-family residential lots. Fayette
County as awhole, however, is able to offer residents a wide choice of housing opportunities,
from smaller lot, high end single family homes, duplexes, and apartments in the cities to larger
single-family lots and sprawling farmsteads in the unincorporated county.

Environmental Constraints. Development constraints, associated with environmentally
sengitive land, are generally characterized by poor soils, wetlands, and flood plains typical of
streams and other water bodies. The county is home to seven major water supply streams
(Antioch Creek, Flat Creek, Flint River, Horton Creek, Line Creek, Whitewater Creek, and
Woolsey Creek), 16 named tributaries to these water supply streams, and a large number of minor
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unnamed streams. Development in the southern end of the county, which serves as the confluence
of many of these streams, is impacted by the relatively low topography, poor soils, and a high
water table.

M arket Forces

Local and regiona influences are working to exert pressures on the rural landscape that is
unincorporated Fayette County. Land prices continue to rise as residential land uses creep closer
and closer to rura areas. Asland pricesrise, it becomes economically unfeasible to continue to
hold land vacant or use it for agricultural purposes.

With the increase in population and income, market forces are working to provide for the
prerequisite commercial development, usually in the form of small shopping areas along major
highway corridors. Convenience facilities (e.g. the quick stop store located on transportation
routes, dispensing gasoline and/or the corner grocery) will continue to request rezonings around
the county in response to perceived market demand. Improperly planned and located, such
commercia uses can lead to traffic problems, deterioration of neighborhoods, and unsightly
developments. The proliferation of these types of stores causes keen competition among them.
The nature of such competition is that some stores do not survive. The county is then left with
empty storefronts which become eyesores scattered around the county.
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FUTURE LAND USE DEMAND

The following table provides projections of the amount of land which will be required for each of
the various land uses through the year 2025. The projections are based on the population
projections presented in the Population Element of this comprehensive plan. In determining
future land use demand, ratios of existing land use per population were calculated and applied to
the number of new residents projected to reside in the unincorporated county through the year
2025.

While sufficient undeveloped land exists to accommodate the projected growth, the choice of land
is often determined by access to infrastructure and suitable roads, as well as by ownership patterns
and owner expectations.

TABLE L-2
PROJECTED LAND USE DISTRIBUTION
UNINCORPORATED FAYETTE COUNTY

% of
Land Use 2025 Acreage 2025 Total
Residential 77,017 82.32%
Commercial & Office 1,352 1.45%
Industrial 591 .63%
Public Facilities/Institutional 992 1.06%

TABLE L-2 Continued
PROJECTED LAND USE DISTRIBUTION
UNINCORPORATED FAYETTE COUNTY

% of
Land Use 2025 Acreage 2025 Total
Parks, Recreation and Conservation Areas 13,512 14.44%
Transportation/Communication/Utilities 96 .10%
Total Acreage* 93,560 100.00%

* Total Acreage does not include Lake Horton (740 acres)
Source: Fayette County Planning Department

FUTURE LAND USE MAP AND NARRATIVE

The Land Use Map for the Comprehensive Plan depicts the proposed general uses of land in the
unincorporated portion of Fayette County. It functions as the official county policy on the
allocation and distribution of different land uses. Different color shadings are used on the map to
indicate different categories of recommended future land use, with the color shadings defined in
the map’s legend.
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The land uses shown on the map generally follow key geographic features, such as roads, streams,
open spaces, but in some cases they transition at existing lot lines. Development will normally
follow these boundaries. However, the final boundaries may vary according to the merits of a
development proposal and whether it meets the intent of the plan’s vison asawhole. The
county’s Zoning Map implements the Comprehensive Plan land use designations by ordinance, at
amuch more detailed, parcel-specific level. In evaluating a specific development proposal, the
direct impacts of the project on adjacent and nearby properties, transportation, the environment,
and public facilities will be identified. The resolution of any impactsis critical if a proposal isto
receive favorable consideration. In order to achieve the density ranges indicated in the Plan, these
direct impacts must be mitigated to the satisfaction of the county.

The Future Land Use Map of this Comprehensive Plan uses eight major land use designations to
depict the types of land uses that are allowed in the county: Residential, Commercial, Office,
Industrial, Public Facilitied/Institutional, Conservation Areas, Parks and Recreation, and
Transportation, Communication and Utilities. The following provides a brief description of each
of the land use categories illustrated on the Future Land Use Map (see inside back cover).

Resdential

This category includes all properties with the principal structure designed for human habitation,
Appropriate density ranges, in terms of dwelling units per acre, are recommended in this Plan and
are shown on the Land Use Plan Map. The county’s residential density pattern has generally
developed from one of higher densities in the northern portion to lower densities in the southern
portion. Thisis due to the proximity of the northern county to the higher density development in
Clayton County and the availability of public services. The southern portion of the county is more
characteristic of the more rural adjacent counties of Spalding and Coweta and offers fewer public
services. Trangtion areas between these two land uses are provided.

The plan’s general intent regarding future residential development isto (1) channel higher density
development (less than one acre) into areas served by public water and sewer; (2) channel lower
density development into areas served by public water; (3) limit development in those areas of the
county which lack public facilities.

The residential land use category is broken down into seven sub-categories as described below:

Agricultural Residential: This category identifies areas with lot sizes of five acres or
more, often in conjunction with a farming operation. The area has a general lack of public
water service, the presence of unpaved and/or unimproved roads, and a long-standing
characteristic of large lot residential development, often in conjunction with an agricultural
activity. These factors, along with environmental constraints due to the presence of
numerous streams and associated poor soils, dictate large lot development. Agricultural
Residential land use is shown as occurring in the southern portion of the county where the
aforementioned factors exist to the greatest degree in Fayette County.

Rural Residential: These are areas which alow alow intensity residential density of one
dwelling unit per two to three acres. County water is available in some areas; the
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Conservation Subdivision (CS) Zoning District is appropriate in thisarea. This category
offers larger lot development of aresidential, rather than agricultural, nature. The Land
Use Plan Map generally identifies the Whitewater Creek Drainage Basin and the area
between Low Density Residential to the north and Agricultural Residential to the south as
appropriate for this land use category.

Low Dendty Residential: This category identifies areas of intended residential
subdivision development in a density range of one dwelling unit per one to two acres.
County water is generally available; the Conservation Subdivision (CS) Zoning District is
appropriate for thisarea. Low Density Residential land uses are located in the northern
portion of the county and in areas adjacent to the cities of Fayetteville and Tyrone. These
areas represent the most urbanized areas of the unincorporated county and offer the
greatest number of public services (water, access).

Low Medium, Medium, and High Density Residential: These categories consist of
residential uses with more than one unit per acre, from duplexes and %2 acre lots up to five
units per acre. There are no areas designated Low Medium, Medium, and High Density
Residential at thistime due to the lack of public sewer in the unincorporated county.

M obile Home Park: This category designates mobile homes in mobile home parks.
Office

The Office land use category designates office development which can be located as stand-alone
structures or in office parks or centers. Office land use is shown as occurring generally in three
areas of the unincorporated county: (1) along the east side of SR 314 between the Fayetteville
city limits and the Fernwood Mobile Home Park; (2) along SR 54 between Fayetteville and
Peachtree City as an overlay district (see Transportation Corridors) and, in particular, in the
vicinity of Fayette Community Hospital; and (3) along SR 54 West just outside the Peachtree City
limits between SR 54 West and Sumner Road South.

The area aong SR 314 provides atransition area from the commercial and industrial development
oriented to SR 85 to the residential uses on the west side of SR 314. The Office use designation
in the vicinity of the hospital allows for the location of associated uses. Office uses north of the
hospital along Sandy Creek Road terminate at the unnamed stream just north of the hospital
entrance; office areas extending west aong SR 54 are bounded by the proposed school access
road to the north and the area between the proposed high school site and existing hospital
property. The Sumner Road area serves as a transition area between the commercial areas to the
east across SR 54 and the residential areas to the west in Peachtree City. Thisareais limited to
the area south of Land Lot 70, District 7 and the limits of Peachtree City.

Commercial
This category identifies all property where business and trade are conducted, both retail and

wholesale, and accessory use areas, such as parking. The Land Use Plan Map seeksto provide
necessary commercia activity within a reasonable distance to unincorporated county residents.

L-10



However, county policy recognizes that major commercia facilities should be located within
incorporated areas where infrastructure is available and population densities are most
concentrated. The county should attempt to discourage additional commercial development along
major roadways, as strip commercial development is neither desirable from a safety standpoint nor
altractive.

The Land Use Plan Map illustrates the concentration of commercial land uses in various locations
throughout the unincorporated area.  The land used areas vary from smaller, neighborhood
commercial areasto larger, concentrated areas of commercial activity. The following section
provides a brief description of these designated commercial aress.

SR 54 and Corinth Road: This area represents existing, zoned commercia land use of a
neighborhood convenience nature. The adjacent subdivisions exclude the expansion of this area
to the north; Corinth Road on the south side of SR 54 remains an unpaved dirt road. No
expansion of the existing commercia zoning is recommended.

SR 85 and Bernhard Road: This area houses a convenience store, a motorcycle shop, a pesticide
control company, and afire station, thus providing neighborhood convenience servicesto the
surrounding area. Located in the less-populated southern portion of the county, no expansion of
this area is recommended.

SR 314 and SR 138: As an entrance to Fayette County, this area is a mix of nonresidential
developed land and vacant land zoned for commercial uses. The opportunity exists here for infill
development and redevelopment of older establishments.

SR 92 and Westbridge Road: This areais a mix of old and new nonresidential development. The
opportunity exists here for infill development and redevelopment of older establishments.

SR 54 and Tyrone Road: Long considered a nonresidential node in Fayette County, thisarea’'s
proximity to Fayette Community Hospital and a new high school site makes it a candidate for
nonresidential development. The Land Use Plan supports these future uses by designating a mix
of commercial and office usesin this area.

SR 54 and Sumner Road (south): This areais a mix of commercial retail and office uses with
well-established boundaries - it isdefined by the existing commercially zoned tracts south of
Land Lot 70, District 7 and the limits of Peachtree City.

SR 74 and Redwine Road: Currently undeveloped, this areais defined by the existing
nonresidential zoning. No expansion beyond the existing zoned areas is recommended.

SR 85 North of Fayetteville: A nonresidential corridor, this area extends from the city limits of
Fayetteville north to the county line. It provides for a variety of nonresidential usesincluding
commercial, office, industrial, and service. The area contains opportunity for infill, redevelopment
and new development.

SR 54 East of Fayetteville: The existing nonresidential development consists of commercial, office
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and industrial uses. Commercial land uses are indicated from the city limits of Fayetteville east to
McDonough Road. On the south side of SR 54, this commercia activity is limited to the
properties fronting on SR 54 only for a depth necessary to provide adequate acreage for
commercial uses. This allows for the coordination of commercial uses along the frontage of SR
54 with residential usesto the rear. Office land uses then continue on the north side of SR 54
opposite McCurry Park.

SR 85 South of Fayetteville: This area extends from the city limits of Fayetteville southward to
the northern boundary of Land Lots 59 and 60 of the 5" District. This areais largely undeveloped
at thistime.

Industrial

This category designates all land dedicated to manufacturing facilities, processing plants,
factories, warehousing and wholesale trade facilities, mining or mineral extraction activities, or
other similar uses. For more descriptive purposes, industrial land use is subdivided into “Light”
and “Heavy’ categories:

Light Industrial: Includes non-heavy manufacturing and uses such as trucking terminals,
warehousing, and other industrial uses.

Heavy Industrial: Designates land uses which heavily impact adjacent land uses such as
heavy manufacturing industries, rock quarries, and auto salvage yards.

Industrial land uses are important consideration in any community, due to the unusually large sites
they require, the tax and employment base they yield, and the safety, health, or environmental
problems they can create. Industrial land uses in the unincorporated county consist primarily of
service industries that serve the local economy. The Land Use Plan Map concentrates future
industrial activity along SR 85 North and SR 314 where such activity aready exists. As with
commercial activity, county policy supports the location of major industrial activity, which
requires adequate infrastructure and transportation (rail) access, within the existing industrial park
in Peachtree City.

Public FacilitiedI nstitutional

Public Facilities/Institutional land uses indicate all land owned by local government for the
provision of services (courthouses and jails, government building complexes, schools, fire
stations, etc.) and semi-public uses such as churches and their grounds. Representing uses that
are considered to be more location-sensitive for proximity (e.g. fire/EMS stations, schools), these
uses are scattered throughout the unincorporated county. Both the existing and (known) future
locations of public and institutional facilities in the unincorporated county are indicated on the
Land Use Plan Map. The location of certain facilities can change the characteristics of an area.
Existing and future residents should be aware of such uses and their implication.
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Conservation Areas

This category identifies environmentally sengitive areas, containing waterways, watershed
protection areas, flood plains, poor soils and steep sopes that are not conducive to development.
Conservation Areas are useful as passive recreational areas and wildlife habitat. The Land Use
Plan Map shows Conservation Areas concentrated along the county’s magjor water supply streams
and their tributaries. These major water supply streams include the Flint River, Whitewater
Creek, and Line Creek. The Conservation Areas also generally coincide with the proposed
greenspace areas indicated in the Fayette County Community Greenspace Program

Parks and Recreation

Parks and Recreation land use shows all land that is dedicated to active or passive recreational
uses, including associated buildings and parking areas. Open space includes parks as well as other
undeveloped land designated or reserved for public or private use or enjoyment. The
unincorporated county’s existing (Kiwanis, McCurry) and future parkland is indicated on the
Land Use Plan Map. These are areas that offer both active and passive recreation opportunities.

Transportation/Communication/Utilities

This land use category indicates water system facilities, and other private and public utility land
uses such as substations. The location of such facilities is often beyond the control of the local
government. The Land Use Plan Map identifies the both the existing and future locations of these
facilities as well as the location of railroads, gas pipelines, and electrical transmission lines.

Agricultural/Forestry or Undeveloped

The Land Use Plan Map does not designate any areas as Agricultural/Forestry or Undeveloped.
It is not anticipated that any area will be strictly limited to agriculture of forestry uses or will be
required to remain in an undeveloped state during the planning period of this plan.

FUTURE DEVELOPMENT FACTORS

The factors that established the county’s existing pattern of development (transportation,
infrastructure, and the environment) will continue to influence development decisionsin
unincorporated Fayette County. The existing transportation pattern does not support large
scale commercia activity, such as aregional mall or mgjor industrial distribution, warehousing, or
fabrication uses. Such uses require more immediate access to an interstate system. Thus, Fayette
County will continue to receive interest from smaller commercial and industrial uses.

There will be areas of the unincorporated county that will not have water service within the
planning period of this plan; there are no plans at this time to provide sanitary sewer service in the
unincorporated county. The cities of Fayetteville and Peachtree City will continue to have both
water and sewer service. The Town of Tyrone has water service and limited sewer service. Such
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infrastructure availability will allow these cities to accommodate higher residential densities
than the unincorporated county and provide for more intense nonresidential uses in the form of
large office parks, commercial centers, and industrial parks.

The impacts of environmentally sensitive land will continue to affect the development of land
through the permitted uses and intensity limitations. Environmental constraints in the form of
poor soils, groundwater recharge areas, and significant wetland and flood plain areas will
influence future development patterns.

Transition Areas/Incompatible Land Uses

I nevitably, there are occasions when new land uses create disturbances as perceived by adjacent
land owners and residents, especially in relatively rural areas that have been buffered in the past by
surrounding undeveloped land. 1n Fayette County, the potential for these conflictsis greatest just
outside the incorporated areas where annexation brings new, higher density housing developments
which encroach on rural residences. Fayette County tries to ensure an orderly and appropriate
pattern of land use whenever a proposed development appears to have the potential to create
conflicts with existing adjacent land uses.

Efficient L ocation of New Development

Locational decisions made by developers take into account the availability of needed
infrastructure among other considerations. The incorporated areas of Fayetteville and Peachtree
City have the county’s only public wastewater treatment systems, both with expansion potential.
Development requiring this service is encouraged to locate within the service areas of these
systems. Without such infrastructure available, there is little opportunity for the encouragement
of larger commercial, much less infill development in the unincorporated area. Nonresidential
development tends to be smaller, stand alone facilities catering to the nearby residential areas. For
these reasons, county policies encourage larger commercial development to occur within the city
limits where proper infrastructure and appropriate population density is available.

Appropriately located retail facilities will allow the community to escape haphazard and blighting
strip commercia development. The concentration of such shopping facilities will support the
continued commercial growth in a manner that underscores the objectives of this comprehensive
plan.

Transportation Corridors

Over the next twenty years, a number of state routes in Fayette County are scheduled to be
widened from a two-lane highway to four-lane divided highways. These state routes are the
connecting corridors for the incorporated municipalities in Fayette County and neighboring
counties. With few exceptions, in the unincorporated areas of the county these roads traverse
residential and/or agricultural land uses.

With the widening of these state routes comes the increased pressure for nonresidential
development. The County is now in the position where it must balance this demand with its own
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growth and transportation policies. These state routes are first and foremost transportation
corridors; the efficient flow of traffic must be maintained. Nonresidential land uses are indicated
on the Land Use Plan Map where their location and intensity is most appropriate for the
surrounding area.

In order to better facilitate the desired development along its transportation corridors, Fayette
County has adopted an Overlay District on SR 54 and several Overlay Zones. The particular
requirements pertaining to these transportation corridors are discussed below.

SR 54 West Overlay District: With the widening of SR 54 West, the Board of Commissioners
adopted the SR 54 West Overlay District. This District identifies the county’s goals and
recommendations for the corridor and sets out the desired development pattern. SR 54 connects
the communities of Fayetteville and Peachtree City, and serves as the only major east-west
thoroughfare through the county. The following section defines the District.

Existing Development: Existing residential development is scattered along the SR 54
West Corridor. Residential tracts range in size from large agricultural tracts of as much as
200 acres down to minimum one (1) acre subdivisions. Large tracts are till used for
agricultural purposes and may or may not contain a single-family residence. These tracts
vary in size from approximately five (5) to 200 acres. The mgjority of the larger tracts are
located between Sandy Creek and Tyrone Roads. Single-family residential development
consists of smaller lots, varying in size from one (1) to five (5) acres, fronting on SR 54
West or within subdivisions which access SR 54 West. Three single-family residential
subdivisons (Newton Estates, Fayette Villa, and The Landings) are developed in this area.
These subdivisions are zoned for one (1) acre minimum lots. Fayette Villaand The
Landings are located between Flat Creek Trail west to Sumner Road (north) on the north
side of SR 54 West. Newton Estatesislocated west of Huiet Drive on the south side of
SR 54 West. Existing nonresidential development consists of two commercia aress,
one at Tyrone Road and one at Sumner Road (south).

Future Development: SR 54 West isfirst and foremost a transportation corridor. The
efficient flow of traffic must be maintained. High intensity nonresidential uses should be
targeted to the major intersection with Tyrone Road and SR 54 West. As one moves
away from this node, the intensity of nonresidential development should decrease. The
goals of the SR 54 West Overlay Didtrict are: (1) to maintain the efficient traffic flow of
SR 54 West as the County’s only major east-west thoroughfare; (2) to maintain a non-
urban separation between Fayetteville and Peachtree City; and (3) to protect existing and
future residential areasin the SR 54 West Corridor.

If lots which front on SR 54 West are allowed to change from aresidential useto a
nonresidential use, care must be taken to protect existing or future residential property.
This can be accomplished by requiring enhanced landscaping, buffers and berms to protect
these residential aress.

Recommendations: The intent of the SR 54 West Overlay District isto offer existing
tracts of five +/- acres the option to convert to office uses. Outside of the commercial
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designation at Tyrone Road and the commercial and office-institutional designation at
Sumner Road (south), these parcels would be considered for the Office-Institutional
Zoning District. Conditions should be placed on property at the time of rezoning to
address unique situations.

Other Transportation Corridors. Section 7-6 Trangportation Corridor Overlay Zone of the
Fayette County Zoning Ordinance establishes Overlay Zones on state highways that traverse
Fayette County. Regardless of the underlining zoning, any new nonresidential development along
these corridors must meet the requirements of the particular Overlay Zone. The Zoning
Ordinance establishes Overlay Zones on SR 54 West and SR 74 South, SR 85 North, and a
General State Route Overlay Zone on all other state routes.

GOALS, OBJECTIVES, POLICIES, GUIDELINES

The objectives and policies presented in this section provide guidance for an appropriate pattern
and pace of development and they indicate how this development should relate to the existing and
future community. They aso provide alogical framework for land-use decison-making at a
conceptual level as well as on an area-wide basis. Uniform application of these objectives and
policies should result in a balanced and harmonious community where a high quality of life can be
maintained. Since policy areas, whether housing, employment or the environment, achieve
physical realization through the land use plan, the development and implementation of sound and
consistent land use principles are critical to the realization of county goals.

The following goal, objective, and policy statements provide the basis for dealing with the growth
and development which will impact the county over the next 20 years. Following each goal isa
listing of objectives and policies which address specific issues. Recommendations, or guidelines,
which suggest courses of action for addressing these issues, are also provided.

Goal for Land Use: Growth and development should be consistent with the county’ s land use
plan, which provides for the orderly, balanced, and quality development of all land uses consistent
with the physical and economic limitations of the county. Growth should take place in
accordance with criteria and standards designed to preserve, enhance, and protect an orderly mix
of residential, commercial and/or industrial facilities, and open space without compromising
existing residential development.

LAND USE PATTERN

Through most of its recent history, the unincorporated county could be characterized primarily as
aresidential area. Mgor nonresidential land uses generally occur within incorporated areas,
where infrastructure and higher population densities are located.

It isa policy of the Fayette County Board of Commissioners that the county's residential
neighborhoods are the cornerstone of the community. As such, every effort must be made to
ensure that these neighborhoods are protected from the negative aspects of growth and
development.
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As the county has matured, residential development continues to be the dominant land use. The
pattern of land use in Fayette County provides a variety of housing choices. The type and density
of residential development complements its location within Fayette County. The unincorporated
portions of the county, as well as the towns of Brooks and Woolsey, are characterized by
agricultural uses and/or low density single-family subdivision residential development with lot
sizes ranging from a minimum of one acre up to a minimum of five acres. Higher density
residential development can be found in the cities of Fayetteville, Peachtree City; and Tyrone
where residents can choose from a variety of housing styles such as apartments, townhouses, row
houses, duplexes, and single family homes on smaller lots.

Objective L-1: The county'sland use plan should project a clear vision of an
attractive, prosperous, harmonious, and efficient community.

Policy a Direct growth and development to occur in locations and in a manner
which enhances community identity and can be supported by the availability
of public facilities,

Policy b. Maintain the individual character and identity of established communities,
neighborhoods, and rural aress.

Policy c. | dentify the location of nodes to accommodate nonresidential development
and prevent the sprawl of strip development.

Policy d. Allocate a supply of land sufficient to meet the projected land use demands.

ObjectiveL-2: The county’s land use pattern protects, enhances and/or maintains
stability in established residential neighborhoods.

Policy a Protect and enhance existing neighborhoods by ensuring that infill
development is of compatible use, density/intensity, and that adverse
impacts on public facility and transportation systems, the environment, and
the surrounding area will not occur. Note: Infill development isthe
development of new housing or other buildings on scattered vacant sitesin
a built-up area.

Policy b. Prevent the encroachment of incompatible land uses, both residential and
nonresidential, into established or designated land use areas. Prohibit
access to nonresidential uses viaresidential areas.

The intensity of land use has a direct effect on the ability to provide adequate levels of service for
transportation and public facilities. The Comprehensive Plan is the primary mechanism available to
the county for establishing appropriate locations for various levels of land use intensity. Through
this mechanism, development occurs in accord with the Plan, at intensities that can assist in
achieving various county goals. For instance, higher intensity uses will be located in areas of the
county where public facilities can best accommodate the demands from such uses, thereby
efficiently using county resources.
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Objective L-3:

Policy a.

Policy b.

Policy c.

Policy d.

Policy e.

Policy f.

Thelocation and level of development intensity should be utilized asa
means to best accommodate the demands on county resour ces.

The highest level of development intensity should be concentrated in the
incorporated areas of Fayette County that offer a full range of
infrastructure and a concentration of population densities.

Development in the unincorporated areas should be of less intensity than
those in the incorporated areas and blend in with the character of the
surrounding area.

Limit development intensity to that which can be accommodated at
acceptable levels of service with consideration of the cumulative, long-term
impacts of development on the adequacy of public facilities and
transportation systems.

Locate and limit development intensity in a manner which will not
adversely impact sensitive environmental areas.

Ensure that the intensity and type of development will be compatible with
the physical limitations of the land; such as soils, dope, topography, etc.

Discourage development which would conflict with environmentally
sensitive and historic areas of the county.

In the past twenty years, Fayette County has experienced rapid growth and development.
Planned development intensities must be appropriate for the level of available public services.

Objective L-4:

Policy a.

Policy b.

Policy c.

The pace of development in the County should be in general accord
with the Comprehensive Plan and sustainable by the provision of
transportation and public facilities.

Influence the timing of development to coincide with the provision of
public facilities.

Commit, through the Capital Improvement Program, funding for facilities
in general accord with the Comprehensive Plan.

Coordinate the zoning of land for nonresidential usage with residential
growth patterns, trends, and densities.

Recommendations for land use are depicted on the map entitled "Fayette County Land Use Plan.”
This guidance assists in determining a property's appropriate use and intensity.  I|mplementation
of the Plan will occur through the zoning process which requires an analysis of basic
development-related issues which include, but are not limited to, the requested use and intensity
of that use, affect on surrounding development, access and circulation, buffering and screening of
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adjacent uses, parcel consolidation, and protection of the environment.

ObjectiveL-5:

Policy a.

Policy b.

Policy c.

Policy d.

Policy e.

Policy f.

Policy g.

Policy h.

Policy i.

The county seeks to achieve a harmonious and attractive development
pattern which minimizes undesirable visual, auditory, environmental,
and other impacts created by potentially incompatible uses.

Promote the adaptive reuse of existing structures in established areas that
are compatible with existing and/or planned land use and that isat a
compatible scale with the surrounding area.

Achieve compatible transitions between adjoining land uses through a step
down of land use density and/or intensity and the use of appropriate
landscaping, buffering, berms, setbacks, a smooth transition in building
height, and consistent architectural design.

Stabilize residential neighborhoods adjacent to nonresidential areas through
the establishment of transitional land uses, vegetated buffers and/or
architectural screens, and the control of vehicular access.

Require additional site design standards when necessary to minimize the
affect of nonresidential uses both visually and environmentally.

Utilize landscaping and open space aong rights-of-way to minimize the
impacts of incompatible land uses separated by roadways.

Minimize the potential adverse impacts of the development of frontage
parcels on mgjor arterials through the control of land use, circulation and
access.

Use cluster development as a means to preserve open space in conjunction
with the Georgia Greenspace Program.

Promote nonresidential development which does not produce excessive
noise; smoke, dust, or other particulate matter; vibration; toxic or noxious
waste materials; odors; fire; and explosive hazards or other detrimental
impacts to minimize impacts on any nearby residential property.

Anticipate the effects of road widening by increasing setbacks accordingly.

L-19



